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FACTSHEET

TITLE: SPECIAL PERMIT NO. 1939A, an amendment
to the NEBRASKA HEART HOSPITAL special permit,
requested by Olsson Associates on behalf of Nebraska
Heart Institute, P.C., to revise the site layout and adjust
the boundary of Special Permit No. 1939, which includes
an 80 bed hospital and a 30,000 sq. ft. medical office
building, on property generally located at the corner of
the future alignment of So. 91st Street and the proposed
Heritage Lakes Drive, generally located at So. 98th Street
and Pine Lake Road. 

STAFF RECOMMENDATION: Conditional approval.

ASSOCIATED REQUESTS: None.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 02/20/02
Administrative Action: 02/20/02

RECOMMENDATION: Conditional approval (7-0:
Newman, Hunter, Steward, Krieser, Taylor, Carlson and
Schwinn voting ‘yes’; Bills and Duvall absent). 

FINDINGS OF FACT:

1. The staff recommendation of conditional approval is based on the “Analysis” as set forth on p.4-6, concluding that
the proposed health care facility generally conforms with the directives in the Comprehensive Plan, provided
changes and corrections are made to the plans for utilities and street design. 

2. The applicant’s testimony is found on p.10-11.  The applicant agreed with the conditions of approval.

3. There was no testimony in opposition.

4. On February 20, 2002, the Planning Commission agreed with the staff recommendation and voted 7-0 to
recommend conditional approval.

5. The Site Specific conditions of approval required to be completed prior to scheduling this application on the
Council agenda have been submitted by the applicant and approved by the reviewing departments.

FACTSHEET PREPARED BY:  Jean L. Walker DATE: March 25, 2002

REVIEWED BY:__________________________ DATE: March 25, 2002

REFERENCE NUMBER:  FS\CC\2002\SP.1939A
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Special Permit #1939A DATE: February 4, 2002
Nebraska Heart Hospital

PROPOSAL: To revise the site layout and adjust the boundary for special permit #1939, which
includes an 80 bed hospital and a 30,000 square foot medical office building.

WAIVER REQUESTS: Modification of subdivision standards to allow final plats to be based upon
this special permit.

LAND AREA: 19.44 acres, more or less

CONCLUSION: The proposed health care facility generally conforms with the directives in the
Comprehensive Plan, provided changes and corrections are made to the plans
for utilities and street design.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: A portion of Lot 82 I.T., located in Section 23, T9N, R7E of the 6th P.M.,
Lancaster County, Nebraska, and more particularly described in the
attached legal description.

LOCATION: The corner of the future alignment of S. 91st Street and the proposed
Heritage Lakes Drive.

APPLICANT: Nebraska Heart Institute, P.C.
1500 S. 48th Street - Suite 800
Lincoln, NE 68506

OWNER: Nebraska Heart Hospital L.L.C.

CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508

EXISTING ZONING: R-3 Residential

EXISTING LAND USE: Vacant land
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SURROUNDING LAND USE AND ZONING:

North: R-3 Fields
South: AG Fields
East: R-3 Fields
West: B-5 Fields being graded for development.

HISTORY: Nov. 5, 2001 City Council Approves Appian Way: Preliminary Plat
#01006, Change of Zone #3320, Change of Zone
#3285, Annexation #01006, and Use Permit #140.

April 4, 2001 Olsson Associates submitted Heritage Lakes
Preliminary Plat #01004.

COMPREHENSIVE PLAN SPECIFICATIONS: The Land Use Plan designates this area as Urban
Residential. The Southeast Lincoln/Highway 2 Subarea Plan designates this area as Urban
Residential. Properties north and south of this site are designated Special Residential.

From the Southeast Lincoln/Highway 2 Subarea Plan:

Special Residential: could include churches, domiciliary care facilities, retirement
apartments, child care facilities, townhomes or other uses permitted by special permit in
residential districts. In more urban settings, which are further from existing single family
residences, apartments may also be appropriate. There may be additional areas which are
appropriate for these types of uses. They may be identified through future special permit
applications, such as the various types of housing discussed in the plans for Campbell’s
Nursery at 56th and Pine Lake Road. (p 10)

From Chapter VI of the Comprehensive Plan - Community Facilities:

3. Health Services
Goals
6. Actively encourage the prevention of disease, disability, premature death, property loss,
and social dysfunctions in order to enhance the quality of life.

7. Develop Lincoln as the center for a network of regional health care services.

Lincoln and Lancaster County are served by three hospitals and the Veteran's Administration
Medical Center. Minor emergency medical services are also provided at several private
facilities dispersed through the community. Emergency medical transportation services are
provided through a combination of private and public providers. There are also a number of
other specialized health care facilities, such as nursing homes, rehabilitation centers, and
retirement centers.
The Health Care Industry is very important to the economy and well-being of the community.
The expansion of the industry can be anticipated during the planning period. However, the
expansion of major health care institutions in the developed areas of the community will have an
impact upon abutting neighbors of the property. Health care institutions are encouraged to reduce
the impacts of planned expansion on the neighborhood and the community as a whole; to notify
neighbors and the community about long range institutional plans; and to coordinate long range
institutional plans with the long range land use and capital improvement plans of the city. (p 171; emphasis added)
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UTILITIES: Neither sewer nor water are available now, but utilities are provided in the Conditional
Annexation and Zoning Agreement associated with Annexation #01006. Public Works & Utilities
requires some changes to the sewer and water facilities.

TOPOGRAPHY: Sloping from north to south, with a drainage way along the eastern edge of the site.
Public Works & Utilities requires some changes to the grading & drainage plan.

TRAFFIC ANALYSIS: S. 91st Street is identified as a minor arterial in the future Functional Street and
Road Classification. The proposed Heritage Lakes Drive has 66' of right-of-way west of the traffic
circle and 60' of right-of-way east of the circle. Traffic Engineering requests that Heritage Lakes Drive
have 66' of right-of-way along its entire length.

PUBLIC SERVICE: The closest fire stations are at S. 84th Street and South Street or S. 48th Street
and Highway 2. 

REGIONAL ISSUES: None apparent.

ENVIRONMENTAL CONCERNS: Stormwater runoff from parking lots into wetlands.

AESTHETIC CONSIDERATIONS: Transition from this property to proposed residential uses to the
east. Parking lots as gateway to the neighborhood should be well landscaped.

ANALYSIS:

1. The Southeast Lincoln/Highway 2 Subarea Plan indicated that there may be additional areas
appropriate for Special Residential uses. This site is not designated as Special Residential,
therefore the application should clearly meet the standards in the Zoning Ordinance and
promote the goals outlined in the Comprehensive Plan.

2. The Zoning Ordinance States:

27.63.080 Permitted Special Use: Health Care Facilities.
Health care facilities may be allowed by special permit in the R-1, R-2, R-3, R-4, R-5, R-6,
R-7, R-8, O-1, O-3, B-1, B-2, B-3, H-3, or I-1 zoning districts under the following conditions:

(a) Parking. Parking shall be in conformance with Chapter 27.67; additional parking
requirements may be imposed. Traffic may be required to be discharged into a major street as designated
in the Comprehensive Plan, or into a classified collector. No parking shall be permitted in required front or
side yards; all parking shall be screened.
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The parking requirements for medical offices are one stall per 225 square feet. The
proposed 30,000 square foot building requires 134 spaces. Hospitals require one
space per 2.5 beds, plus one space per employee on the largest shift. Special Permit
#1939 approved 80 beds, which require 32 parking stalls. The parking count indicates
that there will be 246 employee stalls. 

No parking is proposed in the required front or side yards. 

The proposed screening meets Design Standards.

(b) Yard and area regulations.
(1) Buildings shall not occupy over thirty-five percent of the total land area
covered by the special permit.

The proposed buildings occupy approximately 14% of the total land area (not including
the future residential building envelope.

(2) Yards abutting a nonresidential district shall be the same as those required in said abutting district.

The yards do not abut a nonresidential district. The site plan depicts a 50' setback along
S. 91st Street, which matches that required in the B-5 zoning across the street.

(3) Any yard abutting a residential district or located wholly or partially in a
residential district shall be the greater of ten feet or that required in the said abutting district, plus an
additional one foot setback for each one foot of height shall be provided between the yard line and
the wall nearest the yard line for that portion of the building exceeding twenty feet in height.

No elevations or maximum heights have been provided, although the approved plans for
special permit #1939 met the height requirements.

(4) Required front and side yards shall be landscaped.

Landscaping which meets the requirements for “required yards, open space areas,
malls and around proposed buildings in the O-3, B-2, B-5, I-2 and I-3 districts” would be
appropriate here. For every 10,000 square feet of building coverage or fraction thereof,
the site must provide 4 deciduous trees with a design spread of 30' and 400 square feet
of shrub coverage. The plans approved with Special Permit #1939 met this standard.

(5) The City Council may increase or decrease these requirements with consideration given to both
facilities and adjacent environment.

No adjustments have been requested.

(c) The proposed health care facility shall conform to all applicable state and federal
requirements.
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(d) The location of health care facilities shall be readily accessible to the area served. Such facilities should
be located on major streets near the center of the area to be served.

The application for special permit #1939 indicated that this facility is intended to be a
specialty heart hospital: “The Nebraska Heart Institute serves an area which is virtually
statewide, but which is centered in southeast Nebraska. The location near Highway 2
is easily accessible to patients in the region...” S. 91st Street will be a major street, once
it is constructed. 

3. Unlike many of Lincoln’s health care facilities, the proposed Heart Hospital is not adjacent to
currently existing residential uses. This presents an opportunity to obviate conflicts between the
proposed institutional use and the proposed residential to the east. The site plan should include
a substantial landscaped buffer along its eastern boundary.

4. This application takes access to streets which do not exist and are not yet approved. Both
streets must be constructed before this site can be occupied. Both streets must be designed
to accommodate this use.

5. As the gateway to the proposed residential neighborhood, the site should provide  an
aesthetically pleasing streetscape. The parking should be located behind the medical office
building or be pushed farther back from the residential street. The site plan approved with
Special Permit #1939 did not incorporate this into the design, although it did provide a 40' front
yard setback along Heritage Lakes Drive.

6. The bicycle trail was placed along the east side S. 91st Street so that there would be fewer
conflicts with vehicles. The trail should be shown on the plan and it should cross the entrance
driveways outside the curb radii. 

7. This land is covered by the Conditional Annexation and Zoning Agreement for Annexation
#01006.

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and plans
to the Planning Department office and the plans are found to be acceptable, the application will
be scheduled on the City Council's agenda:

1.2 Revise the site plan to show:

1.2.1 Provide fire hydrants acceptable to the Fire Department.

1.2.2 Provide a sanitary sewer design that is satisfactory to Public Works &
Utilities.
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1.2.3 Provide a water main along Heritage Lakes Drive.

1.2.4 Revise the alignment, width, traffic circle, and grading along Heritage
Lakes Drive so that they are satisfactory to Public Works & Utilities.

1.2.5 Revise the grading & drainage plan to the satisfaction of Public Works &
Utilities.

1.2.6 Provide details for outlet protection where the storm sewer discharges to
the retention facility.

1.2.7 Provide building elevations as required by §27.63.080(b)(3).

1.2.8 Relocate the “40' Proposed Setback” label that is currently next to the
word “Heritage.” It would be easier to read if it were north of the street.

1.2.9 Change the “Building Envelope” label to read “Proposed Future
Residential Building Envelope.”

1.2.10 Provide a 50' landscaped buffer along the east property line, as
was approved with special permit #1939.

1.2.11 Remove the Planning Commission approval block.

1.2.12 Add a waivers list and include the waiver of the Subdivision
Ordinance to permit final plats to be based on this special permit.

1.2.13 In the title block, change the title from “Amendment to...” to “Special
Permit #1939A.”

1.2.14 In the Approval block, change the special permit number to 1939A.

1.2.15 Indicate the number of beds and the number of employees in the
parking count.

1.2.16 Provide landscaping which meets design standards for required
yards, open space areas, malls and around proposed buildings in
the O-3, B-2, B-5, I-2 and I-3 districts, as was done for special
permit #1939.

1.2.17 Move the “30' proposed setback” label (currently located near the
traffic circle) so that it does not crowd other dimensions. There is
a clear spot to the southeast.

1.2.18 Remove the “Outlot A (Blanket Utility Easement)” labels from the
Landscape Plan.
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1.2.19 On the Landscape Plan, correct the proposed setback along
Heritage Lakes Drive.

1.2.20 Label the bicycle trail along S. 91st Street.

1.2.21 Revise Note 6 - “site” should be “sight.”

1.2.22 Revise Note 5 to replace “use” with “special.”

1.2.23 Revise Note 24 to indicate NAVD 1988.

2. This approval permits a 95,000 square foot health care facility with 80 beds and a 30,000
square foot medical office building.

3. Before occupying the buildings:

3.1 South 91st Street and Heritage Lakes Drive shall be constructed adjacent to the
property.

3.2 The applicant shall have constructed the right turn lane shown at the entrance on S. 91st

Street.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan including 5
copies.

3.2 The construction plans shall comply with the approved plans.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the facility all development and construction shall have been
completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the owner or an
appropriately established property owners association approved by the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations of
setbacks, yards, locations of buildings, location of parking and circulation elements, and
similar matters.
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4.4 This resolution's terms, conditions, and requirements bind and obligate the permittee,
its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk within 30
days following the approval of the special permit, provided, however, said 30-day period
may be extended up to six months by administrative amendment.  The clerk shall file a
copy of the resolution approving the special permit and the letter of acceptance with the
Register of Deeds, filling fees therefor to be paid in advance by the applicant.

5. The site plan as approved with this resolution voids and supersedes all previously approved site
plans, however all resolutions approving previous permits remain in force unless specifically
amended by this resolution.

Prepared by:

Jason Reynolds
Planner
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SPECIAL PERMIT NO. 1939A,
AMENDMENT TO THE NEBRASKA HEART HOSPITAL

PUBLIC HEARING BEFORE PLANNING COMMISSION: February 20, 2002

Members present: Newman, Hunter, Steward, Krieser, Taylor, Carlson and Schwinn; Bills and Duvall
absent.

Staff recommendation: Conditional approval.

Proponents

1.  Mark Hunzeker appeared on behalf of Nebraska Heart Hospital.  This is a “tidy-up” of the
previously approved special permit.  In the process of negotiating the final agreement between
Andermatt and the Heart Hospital, they have slightly modified the boundaries of the special permit and
the legal description of the property.  The waiver is to permit the platting and dedication of Heritage
Lakes Drive along the north side of the property without all of the property north of Heritage Lakes Drive
having to be brought in as part of the plat.  The location of the buildings will not change from what was
originally approved.  They have made one somewhat substantive change to the previous drainage; that
is, there is only one access point on 91st Street, which was the Public Works preference in the first
place.  In looking at the layout of the site, it seemed to make sense to have just the one access in
rearranging the boundaries.

Hunzeker agreed with the conditions of approval set forth in the staff report.

Hunter inquired whether this is the location that was going to be doing transplant transports with a
helicopter pad.  Or, is it more than just a transplant location?  Hunzeker suggested that the previous
reference to a transplant location was Hunzeker’s error.  There is a separate licensing provision that
applies to being a transplant facility.  This has never been simply that.  It has always been a heart
hospital.  It is for catheter procedures, bypass procedures, and all manner of heart treatment.  If it ever
becomes licensed to do transplants, they would do them there, but it is not something that is going to
be a large part of the operation.  Hunter recalled a conversation from the neighbors about helicopters
flying in there.  Hunzeker agreed that there will be some helicopter traffic and that is why they have
located the hospital away from the residential.

Steward asked Hunzeker to remind him of the adjacencies.  What happens in the crescent shape
parcel adjacent to 91st Street?  Hunzeker explained that 91st Street runs along the west side of the
property.  Heritage Lakes Drive is on the north side of the hospital property and runs across 91st Street
and into the shopping center.  The area to the north of Heritage Lakes Drive is likely to become a multi-
family complex on about 12 to 14 acres immediately north of the hospital.  East of that the Commission
will soon be seeing a preliminary plat including some townhomes and single family east of the Heart
Hospital itself, east of the boundaries of the special permit.  Eider Court is going to be a residential
street that will have single family homes fronting on it and backing up to the area that will likely have
some short stay townhouse type facilities on the Heart Hospital 
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property in the future.  The area immediately south will have a detention cell which will be a permanent
pool.  It will be a real attractive setting for both the residential and the hospital.

Carlson inquired about the approved preliminary plat.  Hunzeker clarified that there is not an approved
preliminary plat for the property east of 91st Street.  There is not a Heritage Lakes preliminary plat that
has been approved.  That is the purpose of the waiver–to be able to dedicate and construct Heritage
Lakes Drive as part of this special permit rather than going through an entire plat process on the
property immediately north.  We have not designed the access points or circulation pattern on the north
side of Heritage Lakes Drive.  That would have been a considerable amount of engineering work that
would have been wasted.

Hunzeker then explained the differences from the approved special permit.  The eastern boundary of
the site has changed by a few feet.  Some of the angles along the east boundary have changed.  There
is a different alignment of the north and south boundary to reflect minor differences that came up as
they were finalizing the transfer of the site from Andermatt to the Heart Hospital.  Hunzeker explained
the changes to access and a very slight adjustment to the parking lots.

There was no testimony in opposition.

Public hearing was closed.

ADMINISTRATIVE ACTION BY PLANNING COMMISSION: February 20, 2002

Hunter moved to approve the staff recommendation of conditional approval, as set forth in the staff
report dated February 4, 2002, seconded by Carlson and carried 7-0: Newman, Hunter, Steward,
Krieser, Taylor, Carlson and Schwinn voting ‘yes’; Bills and Duvall absent.


























